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Exhibit A: CCC Draft EIR comment letter dated November 14, 2014 
  

ATTACHMENT 5

Page 4 of 33



STATE OF CALIFORNIA—NATURAL RESOURCES AGENCY EDMUND G. BROWN JR., GOVERNOR

CALIFORNIA COASTAL COMMISSION
CENTRAL COAST DISTRICT OFFICE

725 FRONT STREET, SUITE 300

SANTA CRUZ, CA 95060

PHONE: (831) 427-4863

FAX: (831) 427-4877

WEB: WWW.COASTAL.CA.GOV

November 14, 2014 

Port San Luis Harbor District 

c/o Shawna Scott, Senior Planner  

SWCA Environmental Consultants 

1422 Monterey Street, Suite C200 

San Luis Obispo, CA 93401 

Subject: Draft Environmental Impact Report (DEIR) for the Port San Luis Harbor Terrace 

Development Plan

Dear Ms. Scott:

Thank you for the opportunity to offer comments on the DEIR for the Harbor Terrace project. 

The DEIR primarily analyzes a multi-use campground containing a range of overnight 

accommodations, including 80 RV sites, 15 RV/RV-cabin sites, 31 hotel/motel units, 35 car/tent 

campsites, and 21 walk-in campsites. In addition, the preferred project includes 16,000 square 

feet of commercial uses, various harbor uses such as 70 trailer boat storage spaces, and 48,000 

square feet of public parking. Additionally, the DEIR discusses a No Project Alternative and a 

Reduced Project Alternative. The site is located on the north side of Avila Beach Drive, east of 

Diablo Canyon Road, at Port San Luis in San Luis Obispo County. 

As you are well aware, in November 2006 the Coastal Commission approved Local Coastal 

Program Amendment (LCPA) SLO-MAJ-1-05 (Part 1), which amended the County’s Land Use 

Plan (San Luis Bay Area Plan) to include, among other things, development standards 

facilitating future development of the area within the Harbor Terrace Planning Sub-Area (Harbor 

Terrace). Stated goals within the LCP for this area include ensuring that new development 

provide a range and mix of uses, with emphasis on coastal related and visitor serving uses meant

to enhance the public’s enjoyment of the Port and serve the needs of harbor uses. Commission 

staff has reviewed this LCP amendment and the relevant sections of the LCP and provides the 

following comments and recommendations based on the proposed project: 

Project Scope. We are encouraged by the depth of review and attempts at adherence to the 

LCP’s strict requirements for a project on this site. We are also pleased that the DEIR presented 

a reduced project, which is stated as the environmentally superior alternative. We recognize the 

benefits of the reduced project, which appears to reduce impacts to visual resources, improve air 

quality and reduce greenhouse gas emissions, minimize transportation and traffic issues, lessen 

strain on public services and utilities, and better protect on-site habitats to the maximum extent 

feasible, while at the same time providing a range of coastal visitor-serving uses and 

accommodations, consistent with the LCP.  

Under the reduced project alternative, the number of hotel/motel units would be reduced to 20, 

RV spaces would be reduced to 64, and harbor use areas (including five marine gear storage 
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spaces and four harbor use storage spaces) would be relocated to the east of the proposed storage 

areas. In summary, these reductions and their stated intent include the following:  

A. Reduction in Hotel/Motel Sites from 31 to 20. All units would be located in 

areas designated as ruderal/disturbed habitat. As stated in the DEIR, this 

modification is proposed to address potential impacts to biological resources, 

including avoidance of coastal scrub and valley needlegrass grassland habitats in 

the northern portion of the project site. Reducing the development of hotel/motel 

units and relocation of storage areas would avoid permanent impacts to 0.30 acre 

of coastal scrub and 0.08 acre of valley needlegrass grassland. Removal of eleven 

hotel/motel units would also reduce the extent of fuel modification and vegetation 

management within scrub and grassland habitats.  

B. Relocation of Harbor Use Areas. Some harbor use area and marine gear 

storage spaces would be relocated east to avoid impacts to coastal scrub.

Reducing the development of hotel/motel units and relocation of storage areas 

would avoid permanent impacts to 0.30 acre of coastal scrub and 0.08 acre of

valley needlegrass grassland.  

C. Reduction in RV Spaces from 80 to 64. Reducing the RV spaces by 20 

percent would reduce visual clutter, provide greater flexibility to site RV pads in 

less visually sensitive areas (e.g., further back from the terrace edge), and allow 

for more integration of landscaping features.  

The reduced project appears to better avoid the on-site coastal scrub and other native vegetation, 

as well reduce visual impacts by providing greater flexibility in site design. The reduced project 

would also result in additional open space that would allow for interspersed landscaping and 

trees between various project elements, which may provide a higher quality user experience. The 

reduced project would also result in a lower demand for water supply and wastewater capacity.
1

Energy demand would also decrease by 35% for the hotel units and 20% for the RV sites, 

compared to the proposed project. The reduction in hotel/motel units and RV spaces would result 

in a reduction in traffic trips generated by the project. Importantly, the amount of required lower-

cost campsites (in this case, both car/tent campsites and walk-in/bike-in sites) and the required 

ratio of these sites to both hotel/motel rooms and RV campsites (spaces) would be unchanged 

with the reduced project.
2

1
Water demand would be reduced by approximately 2.97 acre feet per year (AFY) and demand for wastewater capacity would

be reduced by approximately 810 gallons per day (GPD).

2
  Chapter 8 (pages 8-22) of the San Luis Bay Area Plan (Harbor Terrace Planning Criteria) requires a minimum of one lower-

cost campsite for every 1.5 units of hotel/motel and for every three RV campsites. The “RV Cabins” would also trigger the 

1.5 hotel/motel to campsite ratio. 
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However, implementation of the reduced project would result in fewer RV spaces and 

hotel/motel units on the site, thereby reducing the overall amount of accommodations available. 

Page 5-8 of the DEIR state: 

“Implementation of this alternative would result in fewer low-cost options for overnight 

visitor accommodations in the Avila Beach/Port San Luis area. In addition, the provision 

of 64 RV spaces would result in an overall net loss of approximately 6 RV spaces in the 

Port San Luis Area, which may potentially conflict with Coastal Policies intended to 

increase public accessibility to the coastline and provide low-cost accommodations for 

visitors.” 

However, it is not clear that RV spaces constitute a low-cost option for overnight stays, given the 

cost of renting or buying an RV combined with the generally higher cost of RV campsites 

compared to tent campsites. Thus Commission staff is unclear that the reduction of RV spaces 

and hotel/motel units would result in fewer “low-cost options.” To understand this issue better, 

the EIR should include an evaluation of the room and campsite rates that will be charged to 

visitors. Further, given that, pursuant to the LCP, the tent campsites are intended as lower-cost 

visitor serving accommodations, the EIR should evaluate and explain what rates would be 

appropriate to ensure the campsites remain as such, including through ensuring that rates remain 

on par with those of State Parks, or other similar measures. 

Additionally, it is unclear how the Port determined the loss of “6 RV” spaces in the area from the 

reduce project alternative. It would appear that the number of RVs eliminated would be 16 

(20%). Please explain. Is the Port basing this on the regional number of RV spaces? Will ten RV 

spaces be constructed somewhere else or does this include the existing RV spaces that are 

available on and near the site currently? Please ensure that the FEIR explains this calculation,

and that it also explains what is meant when the EIR refers to the “Avila Beach/Port San Luis 

area.”

In terms of the required numbers of lower-cost campsites, Commission staff notes that it appears 

that the ratios would require 57 or 58 lower-cost accommodations (walk-in/bike-in campsites and 

the car/tent campsites) as opposed to 56.
3

Again, the preference would be to increase the number 

of lower-cost campsites instead of reducing an RV space to ensure that the required ratios are 

adhered to. 

In general, striking an appropriate balance between the often competing demands of providing 

visitor-serving accommodations along the coast while protecting coastal resources is 

challenging. Commission staff would like to see the reduced project alternative further explored 

and detailed, because it appears to provide increased habitat and visual protections, as well as 

other benefits as stated in the DEIR. However, and because it is our understanding that a reduced 

3
  The required ratio of RVs to lower-cost campsites is 3:1 while the ratio of hotel/motel units to lower-cost campsites is 1.5 to 

1. In this case, 80 RVs (26.67) and 46 hotel/motel/RV cabins (30.67) would require 57 lower-cost campsites (if added without 

rounding) and would require 58 (if rounded up). 
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project site plan has not yet been developed, perhaps there is an opportunity and flexibility in 

redesigning the project to avoid having to eliminate RV spaces and hotel/motel units. We would 

be happy to meet with you on-site and discuss project designs that strive to retain this number of 

accommodations. Perhaps a site design indicating where the proposed reduced project 

components would specifically be sited (and in the case of the harbor use areas, re-sited) based 

on the above changes would provide an appropriate baseline and help to assist Commission staff 

in this respect.

Additionally, Commission staff has the following comments:

Visual Resources. Pages 8-13 of the San Luis Bay Area Plan identify the visual and scenic 

resource goals and policies for lands owned or controlled by the Port San Luis Harbor District. 

The primary visual and scenic resource goal of the Plan is a landscape that reflects the context of 

its use and the natural setting with minimal impacts to scenic viewsheds. Importantly, Policy #2 

states:  

New development on bluffs and scenic hillsides shall be sited and designed to protect 

scenic resources and enhance the visual quality of the bluffs and hillsides. Visually 

degraded areas shall be restored where feasible.  

As the DEIR confirms, the future Harbor Terrace project would be located in a visually 

prominent, highly scenic coastal area within Port San Luis, Avila Beach, and the central coast of 

California. Port San Luis and the surrounding Avila Beach area contain sandy beaches, piers, and 

rolling hillsides which reflect an important oceanfront character. The future project, be it the 

preferred or reduced alternative or a variation of the two, would be visible from Avila Beach 

Drive, Fisherman’s Beach, Harford Pier, and San Luis Bay. Therefore, it is important that the 

project protect scenic resources and assure compatibility with the surrounding uses and views to 

the maximum extent feasible. Additionally, a project objective should include the reduction of

visual clutter on the project site by requiring that certain types of especially noticeable 

developments, such as RV pads and RV Cabins, e.g., and thus RVs, be located in less visually 

sensitive areas on the site, and that landscape screening and berming be used to hide 

development (including parked RVs) to the maximum extent feasible. Lastly, all development 

should be set back from the terrace edge as much as feasible so that the development will blend 

with, rather than protrude from, the hillside location and avoid the appearance of a silhouette 

extending above the ridgeline as seen from local public viewsheds. With that said, it would 

appear that the reduced project alternative would better accomplish these goals. However, as 

mentioned above, it would be our preference to retain the number of overnight accommodations, 

while still ensuring visual protection. Again, staff would be happy to discuss this further. 

To help ensure that the final project, however it is designed based on the above, is consistent 

with the visual policies of the LCP, the project should include mitigation measure AES/mm-2, 

which requires that 80 percent of the parked RVs and other vehicles, and 70 percent of all 

buildings and structures (including the water tank) be screened from view from public vantage 

points within ten years. In addition, we are encouraged by the project’s landform restoration 
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component, as the existing site conditions contain hard edges, scarps, and appear heavily 

unnatural as seen from the beach and the pier. The proposed grading and landform alteration 

should create softened, natural-looking terraces and be vegetated with native plant species

appropriate to this area of the coast. We note that the proposed geologic mitigation measures 

mention the possibility of constructing a protective wall. Any necessary geologic mitigation 

measures should be designed and located so as to not result in adverse visual impacts.

Biological Resources. The DEIR states that the reduced project would reduce biological 

impacts. Specifically, the number of hotel/motel units would be reduced to 20 (from 31), and all 

of these units would be located in areas designated as ruderal/disturbed habitat. This reduction

would address potential impacts to biological resources, including through avoidance of coastal 

scrub and valley needlegrass grassland habitats located in the northern portion of the project site.

In addition, five marine gear storage spaces and four harbor use storage spaces would be 

relocated to the east of the proposed storage areas, to avoid impacts to coastal scrub.  

Protection of these habitats, if feasible, should be undertaken by avoidance. While in it not 

known if the grassland would actually map out as coastal prairie/native grassland,   the FEIR 

should describe the needlegrass/bunch grass species on site as well as the associated forbs 

(definition: herbaceous flowing plant that is not a graminoid – e.g. grass, sedge, rush). In other 

words, the FEIR should include a description of the grassland habitat including the species 

composition and percent cover, and include a map. Depending on this information, native 

grassland ESHA could be located on the project site, and therefore would influence development 

patterns which would be required to setback from ESHA. Generally, the intent is to avoid 

impacts to coastal habitats such as coastal scrub, and thus it appears that the reduced project 

alternative would succeed in that intent, by removing project components away from these 

habitats and keeping them more on the disturbed area. However, as mentioned above, it would be 

our preference to retain the number of overnight accommodations, while still avoiding these 

habitat areas. Again, staff would be happy to discuss this further.

Lastly, the DEIR describes a preliminary landscape plan (Figure ES-4), which outlines three 

planting zones and associated plantings within each zone. The blue line stream that runs between 

Diablo Canyon Road and the project site appears to be located in Area 1: Existing Naturalized.

The DEIR states that “no new landscaping or irrigation is proposed in Area 1.” However, it is 

unclear if the project includes a “restoration” component of the blue line stream as part of the 

project. If not, Commission staff would recommend a restoration and enhancement component of 

this riparian area. Additionally, the Commission is not supportive of the landscaping proposed 

for Area 3, i.e. Area 3: Climate Appropriate with Lawn. Given the ongoing drought and severe 

water shortage issues in San Luis Obispo County, the Port should strive to reduce water 

consumption, including by eliminating lawn and vegetation that would require supplemental 

irrigation. For this reason, the landscaping in Area 3 should include appropriate native plantings 

such as those proposed in Area 2.

Geologic Hazards. The proposed project would be located within an LCP-mapped Geologic 

Study Area (combining designation) and in an area known for overall geologic instability 
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(including due to unconsolidated soils, liquefaction, seismically-induced landslide, erosion, 

tsunamis, etc.). The LCP requires that new development ensure structural stability while not 

creating or contributing to erosion or geological instability (including LCP Hazards Policies 1 

and 2, and CZLUO Section 23.07.086).  

In this case, the project includes extensive grading of the site, required to remediate landslide and 

slope stability hazards. As stated in the DEIR, and based on preliminary grading plans, 

approximately 16.5 acres would be graded, including approximately 115,000 cubic yards of cut 

and 43,000 cubic yards of fill. Based on the amount of grading and area and volume proposed for 

disturbance there is a high potential for erosion and down-gradient sedimentation to occur at the 

project site during construction. Therefore, it will be important, at a minimum, to follow the 

recommended geologic mitigation measures in the DEIR. 

Minimizing potential long-term post-construction impacts will also be important. For example, it 

may be prudent to include different hazard abatement measures for different components of the 

project when and if they become threatened, including for expected Sea Level Rise. 

Additionally, Commission staff supports the long-term monitoring component of the project to 

ensure the project does not contribute to erosion or geological instability in the future. 

Public Access. We are encouraged by the Port’s attempts to connect the Harbor Terrace project 

to the surrounding beach areas. As described in the DEIR, the project includes a crosswalk to 

access the beach. However, Commission staff would recommend additionally connect a beach 

trail to an additional crosswalk which would allow access from the beach to the Fisherman’s 

Memorial and the eventual relocation trailhead of the Pecho Coast Trail, which is an important 

highly scenic coastal trail.

In addition, we would recommend that the Port ensure through a coastal access program 

(interpretive signage, hours of operation, day/nighttime use, etc.) that new access 

trails/overlooks, etc. on the Harbor Terrace site be open not only to the guests of the campground 

but to the general public as well. The project should include clearly defined trails from the public 

parking lots that provide for opportunities to explore the surrounding terrain, and that include 

scenic destination points or loop trails. 

Conclusion. Thank you again for the opportunity to comment on the DEIR. As the project 

moves forward, Commission staff would be pleased to meet and discuss the issues raised in this 

letter, review revised site designs, or revisit the site. 

If you have any questions regarding these comments or wish to discuss the project further, please 

contact me at (831) 427-4863. 
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Sincerely,

Daniel Robinson 

Coastal Planner
Central Coast District Office

CC: State Clearinghouse

Port District 
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Exhibit B: Harbor District letter dated January 21, 2015 responding to CCC 

comments on the DEIR 
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BOARD OF COMMISSIONERS
CALIFORNIA 93424

JIM BLECHA President (805) 595- -5404
DAVE KIRK Vice President www.portsanluis.com
BILL BARROW Secretary
DREW BRANDY Commissioner STEPHEN A. McGRATH Harbor Manager
MARY MATAKOVICH Commissioner THOMAS D. GREEN Legal Counsel

PHILLIP J. SEXTON, CPA Treasurer

January 21, 2015 

 

Daniel Robinson 

Coastal Planner

California Coastal Commission, Central Coast District Office

725 Front Street, Suite 300 

Santa Cruz, CA, 95060  via e-mail only

RE:  Revisions to Port San Luis Harbor Terrace Campground Site Layout Plan 

Dear Mr. Robinson, 

Thank you for your comments on behalf of the California Coastal Commission (CCC) dated November 14, 2014 on 

the Port San Luis Harbor Terrace Project Draft EIR and added feedback during our phone conversation of 

December 19, 2014.  You should have received by now a copy of the Final EIR Chapter 9, Responses to 

Comments, and can find the complete Final EIR located on the Harbor District website at 

http://www.portsanluis.com/harbor-terrace/#environmental-studies.

The project team has addressed CCC comments and is pleased to arrive at a site layout plan that relocates hotel / 

motel units out of valley needlegrass (referenced from here as the Preferred Project) as shown in Attachment A.

We have also explored an alternative that relocates harbor uses out of coastal scrub habitat (referenced from here as 

the Revised Project), and herein present this Revised Project plan in Attachment B.  

The Harbor District will be considering certification of the Final EIR and project selection on January 27, 

2015.  It would be helpful to receive CCC feedback on the Revised Project site layout plan prior to this date.  

Specifically, it would be helpful to understand whether CCC prefers the Revised Project to the Preferred Project. I

understand our requested response timeframe is tight, and I very much appreciate any accommodation you may 

afford the Harbor District.

Pros and cons of the Revised Project as compared to the Preferred Project are discussed below and grouped 

according to the following categories of CCC comments/concerns identified in the November 14, 2014 Draft EIR 

comment letter:

Reduced Project Scope

Visual Resources

Biological Resources 

PORT OF ENTRY Printed on Recycled Paper
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Reduced Project Scope 

As the CCC letter indicates, our mutual goal is to strike a balance between the provision of low- and moderate- cost 

visitor serving accommodations and other coastal dependent uses in tandem with the protection of coastal 

resources.  In conjunction with requirements of the San Luis Bay Area Plan, the site plan as presented in the Draft 

EIR sought to: 

Most effectively utilize ruderal/disturbed area while implementing a development program that ensures a

financially feasible project,

Retain natural site features and pre-existing grading where possible, and particularly on the east side of the 

site, consistent with San Luis Bay Area Plan policies, 

Shield harbor uses from public view, consistent with San Luis Bay Area Plan policies

Minimize biological and grading disturbance

The Draft EIR Reduced Project Alternative decreases the number of hotel/motel units from 31 to 20, RV sites from 

80 to 64, and required low-cost campsites from 58 to 45; relocated Harbor Use Areas eastward; and formed the 

basis for comments CCC proposed for consideration. However, CCC also put forth a preference to maintain the full 

project overnight accommodation unit count so as to not reduce provision of moderate (RV) and low cost 

(campsite) accommodations (as would be necessitated in the Reduced Project Alternative). To that end, the Revised 

Project in Attachment B responds to CCC comments regarding visual and biological resources, and 

maintains the full project unit-count of 58 campsites, 80 RV spaces, 15 RV-cabins, and 31 hotel/motel units.  

 

Biological Resources 

Relocation of Harbor Use Area: Harbor Use areas in the Revised Project avoid coastal scrub to the maximum 

extent possible.  However, to achieve the depicted layout, 1,200 feet of additional retaining walls (in varying 

heights ranging from 2 to 6 feet) are necessary to maintain Harbor Use areas that meet (existing) space needs of 

Port San Luis Harbor District, and to meet San Luis Bay Area Plan requirements that address location of Harbor 

Uses on the site. 

Condition of Coastal Scrub in Harbor Use Area:  CCC requested in its Draft EIR comments that condition of 

habitat in areas proposed for encroachment by the development plan be further explored.  Please see Attachment C

herein (also included in Chapter 9, Response to Comments, of the Final EIR) for a photo narrative that depicts 

coastal scrub adjacent the proposed harbor uses.  Attachment C indicates condition of this coastal scrub habitat is

less natural than elsewhere on site and intermixed with compacted earth (from previous uses) and invasive 

species.  

Mitigation: The Preferred Project would result in a loss of approximately 0.79 acres of existing coastal scrub, and 

would trigger 2:1 replacement mitigation measures (BIO/mm-7) that would result in an added 1.58 acres of restored 

coastal scrub habitat on site.  The Revised Project would largely avoid these mitigation measures and result in 

provision of less restored coastal scrub net acreage on site (compared to the Preferred Project).   

 

Visual Resources 
As mentioned above, approximately 1,200 linear feet of added retaining walls would be required in the 

Revised Project to maintain a Harbor Use area that meets Port San Luis Harbor District space needs, while 

maintaining consistency with San Luis Bay Area Plan language that addresses location of the Harbor Uses on site

and avoiding existing coastal scrub.  The retaining walls would create added visual impacts that are possibly 

inconsistent with policies of the San Luis Bay Area plan, though they would be mitigated according to AES/mm-4 

set forth in the Final EIR. 

Also, it should be noted that shifting Harbor Uses east according to the Draft EIR Reduced Project Alternative 

would create an inconsistency with San Luis Bay Area Plan language that addresses location of the Harbor Uses on 

site as related to reducing visual impacts.  Harbor Uses must be located along the West side of the site or in an 

ATTACHMENT 5

Page 14 of 33



alternate, less visually prominent area.  Shifting the Harbor Uses East would place them in one of the most visually 

prominent locations on site.

Summary 

Both the Preferred and Revised Project Plans maintain the financial feasibility of the project and allow 13 

additional low-cost accommodation campsites and 16 additional moderate-cost accommodation RV spaces 

(compared to EIR Reduced Project Alternative).

The Preferred Project relocates uses out of valley needlegrass and mitigates the loss of 0.79 acres of coastal scrub 

with a 2:1 replacement.

The Revised Project relocates uses out of valley needlegrass, maintains existing coastal scrub and adds 

approximately 1,200 lineal feet of retaining wall.

I understand CCC strives to balance many policies that pertain to development in the Coastal Zone.  It would be 

helpful to ascertain whether CCC believes, as we do, that the Preferred Project plan, Attachment A, meets 

the goals outlined in the CCC comments on the draft EIR.  

We appreciate your willingness to work with the Port San Luis Harbor District to create the best project possible.  

Sincerely,

Steve McGrath,

Harbor Manager 

Port San Luis Harbor District 

CC:  Dan Carl, California Coastal Commission

Rob Fitzroy, San Luis Obispo County Planning Department 

Tim Duff, State Coastal Conservancy
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Exhibit C: Excerpts from Chapter 9, Response to Comments, of the DEIR that 

include a discussion of low cost overnight accommodation rates 
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Chapter 9 

9-32 Port San Luis Harbor Terrace Development Plan 
Environmental Impact Report 
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Response to Comments 

Port San Luis Harbor Terrace Development Plan 9-33 
Environmental Impact Report 
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Chapter 9 

9-34 Port San Luis Harbor Terrace Development Plan 
Environmental Impact Report 
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Response to Comments 

Port San Luis Harbor Terrace Development Plan 9-35 
Environmental Impact Report 
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Chapter 9 

9-36 Port San Luis Harbor Terrace Development Plan 
Environmental Impact Report 
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Response to Comments 

Port San Luis Harbor Terrace Development Plan 9-37 
Environmental Impact Report 
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Chapter 9 

9-38 Port San Luis Harbor Terrace Development Plan 
Environmental Impact Report 
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Exhibit D: Memo from the Harbor District, dated April 8, 2015, that outlines its 

intent in establishing comparable rates for the Harbor Terrace 
campsites 
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MEMO 

To: Daniel Robinson, California Coastal Commission
Madeline Cavalieri, California Coastal Commission

CC: Tim Duff, State Coastal Conservancy
Rob Fitzroy, County of San Luis Obispo

From: Steve McGrath, Port San Luis Harbor District

Date: April 8, 2015

Re: Port San Luis Harbor Terrace Campsite Rate Comparable Rates

Thank you, Daniel and Madeline, for speaking with the Harbor Terrace project team last 
Thursday morning regarding the low cost overnight accommodations the project will provide.  
Port San Luis Harbor District (Harbor District) is very pleased to be working with California 
Coastal Commission to open a beautiful piece of the California coast to visitors of all income 
levels.  Our agency missions are aligned in that we seek to ensure such coastal access.  

On Thursday, March 26, 2015, the County of San Luis Obispo Planning Commission 
unanimously approved a Coastal Development Permit for the project, and we are now one 
step closer to implementing the project as envisioned in the County LCP and San Luis Bay 
Area Plan. Following our conversation with you of Wednesday, March 25, 2015, the Harbor 
District put forth a condition of approval that addressed Harbor Terrace campsite rates and that 
condition was approved by the Planning Commission.  Condition of Approval No. 65 reads as 
follows:  

“Overnight rates for the 58 low cost campsites (car or walk-in/bike-in tent campsites) are 
to fall within the rate schedule for comparable camp sites set forth by California State 
Parks for the current year.” 

In our conversation of last Thursday, April 2, you requested additional information on how the 
Harbor District interprets the word “comparable” in the above condition of approval. True 
comparisons are difficult to identify given the unique nature of the site (a south facing terrace 
above a natural hooked bay protected from the prevailing northwest winds) and the 
spectacular views the campsites will afford of San Luis Obispo Bay and beyond to the 
Guadalupe Dunes and Pt. Sal. The Morro Bay State Park and Morro Strand State Beach 
campsites may constitute the closest comparable sites in terms of geography and standard 
amenities offered, though Harbor Terrace will provide additional facilities including a swimming 

 

   

Port San Luis Harbor District – P.O. Box 249 – Avila Beach – CA - 93424 
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pool and restaurant, and other nearby amenities. Current fees for these campsites are 
$35/night.  Other nearby sites would be Montana de Oro which offer campsites at $25/night.
These rates reflect the current median State Parks campsite (peak and non-peak) fee of 
$35/night. 

Finally, you requested last Thursday that the Harbor District further define its intent in 
managing rates for the Harbor Terrace campsite consistent with Condition of Approval No. 65.
The intent is three-fold: to ensure the continued availability of low cost camp sites, to ensure 
that there is an easily identifiable datum point for comparisons, and to ensure that the project 
continues to meet its goals of providing recreational opportunities to the public and financial 
support to the District. To those ends, comparisons would be based on location, amenities 
(dining, activities) and qualities (weather, ambient noise from freeways or railroad etc.) 
considered as put forth above.  

Thank you again for working with us on this project; it will truly be an asset to the District, the 
County and the State when completed.

 

   

Port San Luis Harbor District – P.O. Box 249 – Avila Beach – CA - 93424 
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